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Purpose

The intent of this academic exercise is to evaluate and present a feasible development project. The data, conclusions, and recommendations are stated assumptions to be interpreted as speculation.

Images & Characters

All characters, logos or images have been either altered or taken from original sources and are not intended for proprietary use.
Characters, logos and images used are properly sourced with the purpose of providing the overall development design. These are
not intended to depict actual development designs, but to be used solely in this academic exercise.

Confidentiality Notice & Disclaimer

This report is the property of Clemson University’s Master of Real Estate Development Program (known herein as CU-MRED) and
may be used only by parties to whom CU-MRED has delivered the report to whom CU-MRED has approved such delivery. By accepting a copy of this report, the party who has possession thereof agrees to return it to CU-MRED immediately upon CU-MRED’s
request. No copies of this Report may be made without CU-MRED’s prior written consent and no excerpts or summaries hereof may
be distributed, reproduced or included in any document without such consent.
This Report has been prepared based on assumptions reflected therein believed to be reasonable under existing circumstances and
conditions. Nevertheless there can be no assurance that the project will be constructed or operated in accordance with the Report.
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MEET

OUR TEAM

Washington Development Partners is comprised of four distinct students of Clemson University’s Master of Real Estate Development program. By combining our diverse work experiences in a collaborative process, we believe our solutions-based design and innovative
approach has produced an unparalleled development plan that provides both immediate
investor value and long-term cultural significance to the City of Greenville, South Carolina.

meet our team
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SEMMES GILMORE
Spartanburg, South Carolina
Clemson University
Architecture

Semmes Gilmore currently reports to the Chief Financial Officer of Johnson
Development Associates in Spartanburg, South Carolina. Semmes assists with
daily operations as well as participating in developing growth strategies for
luxury apartment communities and large single-tenant Class-A industrial space
in primary U.S. markets. Additional responsibilities include analyzing the company’s industrial portfolio and the company’s investment funds from a financial
perspective, as well as working with government officials, construction managers, real estate brokers, and market research experts. His undergraduate
studio design at Clemson University includes projects such as urban mixed-use
developments, transit-oriented developments, performance/entertainment venues, and institutional facilities.
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meet our team

JOSHUA LEGARRETTA
El Paso, Texas
Texas Tech University
Architecture

Joshua Legarretta most recently worked as a summer development intern at
TVO North America, the administrative and operating support platform of
TVO Group, a vertically integrated international real estate investment and
property services firm based in Chicago, Illinois. At TVO, Joshua assisted
both the Managing Director and the Vice President of Construction and Facility Management to assess industrial warehouse complexes and multifamily properties in need of capital expenditures, and he conducted market feasibility studies for potential developments in East Texas. Additionally, Joshua
researched commercial energy misers and capacitors to improve electrical
energy efficiency at a Hilton Hotel in Texas and interviewed and selected
contractors for the hotel installation project.

SHIREE REYNOLDS
Atlanta, Georgia
Furman University
Political Science

Shiree Reynolds’ diverse experience includes an internship with APD Urban
Planning and Management in Atlanta, Georgia. Shiree created multifamily
financial models that included land, soft and hard costs, construction price
research and budgeting, subcontractor management and negotiations, and
entitlement compliance due diligence. Additionally, Shiree researched zoning regulations, due diligence, and pre-development acquisition research
for the Fulton-Atlanta Land Bank Authority. In addition to a ten-year career
teaching English, Reading, and Social Studies, Shiree set 200- and 400-meter track and field records while simultaneously earning the Southern Conference Outstanding Athlete Award during her undergraduate studies at
Furman University, Greenville, South Carolina.

DANIEL SPIVEY
Pinopolis, South Carolina
The Citadel
Business Administration

Daniel Spivey most recently worked as a summer intern with Sabal Homes in
Charleston, South Carolina. He participated in periodic inspections by city
inspectors and was tasked with managing the inventory of construction materials. Daniel’s previous experience includes vessel planner for a global carrier
steamship line Mediterranean Shipping Company. His department handled
operations for the United States with a budget in excess of $500 million/year.
Daniel personally planned and successfully managed operations averaging
approximately $1.3 million per port call, including managing the safety of
the vessel, crew, and cargo, while operating in the most cost-efficient manner
possible.

meet our team
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Washington Development Partners is pleased to
present East Washington Square, a 19-acre mixeduse development, located at the eastern edge of
the Central Business District (CBD) in Greenville,
South Carolina. Considering its location, East
Washington Square will be a highly desirable,
pedestrian-friendly residential, retail and office
district that will attract visitors and residents from
throughout the Greenville area.
The project's master plan takes shape around a dynamic public “square” that forms the social core of
the mixed-use development. Tree-lined streets and
wide sidewalks accentuate the project's respect
for pedestrians, deftly weaving East Washington
Square into the surrounding city. The development will provide a sophisticated mix of mid- and
low-rise buildings that integrate residential, retail,
restaurant, office, and parking uses with signature
open spaces.

Mixed-use is what cities are
all about. If you don’t have
mixed-use, you dont have
cities...”
		
Joseph Rykwert
Among the highlights are mid-priced retail, market
rate apartment living, innovative office space, and
trendy restaurant options mixed in mid- and lowrise buildings that integrate the uses with signature
open spaces. The result will be a place where
people will come together to enjoy dining, shopping, entertainment, urban living, and much more.

Based on the Urban Land Institute’s Ten Principles
for Building Healthy Places, the project demonstrates a consistent commitment to raise awareness
of the connection between health and the built environment in the real estate community while creating economic value for investors.

EXECUTIVE

SUMMARY

AST WASHI

EAST WASHINGTON SQUARE
PHASE I 		

PHASE II

TOTAL

95,195 SF
84,241 SF
97 UNITS
412 SPACES 		

17,316 SF
0 SF
		
33 UNITS
67 SPACES 		

112,511 SF
84,241 SF
130 UNITS
479 SPACES

LOCATION

East Washington Square is located slightly east of Greenville’s booming downtown
district and nestled among four historic neighborhoods.
GREENVILLE’S ECONOMY

EAST WASHINGTON SQUARE
A

MIXED

USE

COMMUNITY

FACTS

THE

			
			
RETAIL 		
OFFICE 		
MULTI FAMILY
PARKING

Ranked by Forbes Magazie as one of the best cities for jobs
One of 10 U.S. areas recognized to account for more than 70% of U.S. population
growth over next 30 years
Ranked #2 in South Carolina for having the wealthiest residents (per capita income)
Rich mix of engineering, manufacturing, and applied research firms that actively
invest in the region
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SUBJECT PROPERTIES

MASTER PLANS

The subject properties are five parcels of land adjacent to the intersection of Laurens Road and East
Washington Street in the Nicholtown neighborhood of Greenville, South Carolina.

The subject properties are located within the Nicholtown Master Plan. This 2003 neighborhood Plan
calls for diverse housing options and infill developments on existing vacant parcels of land. The Plan
also sets forth a vision of a new greenway system that encourages healthy living for Nicholtown
residents as well as infrastructure and pedestrian
connection improvements that promote walkability
and safety.

Situated on approximately 19.40 acres, the properties are 1.2 miles east of Greenville’s thriving
downtown district, .3 miles from Interstate 385,
and 3.5 miles from Interstate 85. Structures are
located on all five parcels of land.

			
A
B
C
D
E

SITE

The City of Greenville’s 2007 Comprehensive Master Plan proposes a long-term strategy for creating
new districts that could serve as a destination for
visitors, with unique features and characteristics
such as walkable areas with strong connections to
surrounding districts.

SURROUNDING AREA
With more than 300 “event days” each year from
live theatre to outdoor concerts to nationally

PARCEL ADDRESS

TAX MAP ID

OWNER

ACREAGE

ZONING

1414 EAST WASHINGTON STREET
1500 EAST WASHINGTON STREET
1525 EAST WASHINGTON STREET
217 LAURENS ROAD				
301 LAURENS ROAD 				

0048000703000		
0196000201402		
0196000201500		
0048000101701			
0196000201403		

ENIGMA/SPINX		
LULLWATER		
REEVES TRUST		
LULLWATER 		
LULLWATER		

2.1			
9.6			
5.5			
1.68			
0.369		

R-M2/C-3
C-3
S-1
C-3
C-3
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ranked street festivals, Greenville boasts an abundance of entertainment opportunities for people of
all ages. Greenville’s dedication to the arts provides for numerous cultural experiences, including
the symphony, a history and an art museum, a performance center, and a 15,000-seat arena. Downtown’s West End features a rapidly growing arts
district comprised of galleries and working studios.
The subject properties, as a whole, contain many
notable destinations, attributes, and landmarks.
The Nicholtown neighborhood traces its history
from 1849, when Elisha Green owned the land
that would eventually be located in the heart of
Greenville, approximately 1.5 miles from the Central Business District. Prominent landmarks near
Nicholtown include Cleveland Park, the YMCA,
Greenville Tech, Greenville Zoo, and several community facilities. Currently, Nicholtown’s neighborhood advancement is shepherded by the Nicholtown Neighborhood Association.

ZONING
Three of the properties are zoned for Regional
Commercial Districts (C-3), one is zoned Service
District (S-1), and one is zoned Single-family and
multifamily residential district (R-M3). A variety of
uses among the parcels could arise as follows:
C-3: Regional commercial district
The C-3 district is intended to establish and preserve distinct areas for regional retail shopping

centers. The district typically is located along major arterials. Residential uses are allowed; light
manufacturing may be permitted.
S-1: Service district
The S-1 district is intended to accommodate service-related uses, light manufacturing, and general
commercial uses, which may have large buildings
and outdoor storage requirements. Residential
uses are allowed.
RM-3: Single-family and multifamily residential
district
The RM-3 district is intended to encourage a mixture of medium-density to high-density housing
types, including multifamily units, high-rise multifamily units, townhouses, single-family detached,
and single-family attached dwellings. The maximum density for multifamily development is 20
units per acre. Complementary uses customarily
found in residential districts such as community recreation facilities, places of worship, and schools
may be allowed. Professional office uses may be
allowed.
1414 East Washington Street: Commercial uses
above and beyond the neighborhood or local
needs.
Laurens Road is a major corridor with heavy traffic
so the two corner sites will most likely fit the needs
of a larger retail center.

housing, up to 20 units per acre.
The site is within immediate walking distance to
the other sites, which support regional commercial
uses.
1525 East Washington Street: Light manufacturing
uses as well as general commercial uses.
Residential is also supported on this site.
209 Laurens Road, 301 Laurens Road: Commercial uses above and beyond the neighborhood or
local needs.
Since Laurens Road is a major corridor with heavy
traffic, these two corner sites will most likely fit the
needs of a larger retail center.

TOPOGRAPHY
Because Greenville is situated in the foothills of
the Appalachian Mountains, the topography of
the parcels varies significantly. The East Washington Village Apartments at 1525 East Washington
Street are 924 feet above sea level. The Spinx
Plaza at 1414 East Washington Street, sits at 895
feet above sea level with a slope to 876 feet. The
Reeves parcel is 924 feet above sea level and
slopes to 900 feet.
While variations in topography may present some
difficulties for development, it can also serve as a
positive attribute.

1500 East Washington Street: High-density
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High topographical points would be ideal to capture views of downtown Greenville. In contrast,
low-lying areas on the subject properties could
present a challenge.

SOILS
According to the University of California at Davis’ soil database, the subject properties consist of
Cecil Urban Land Complex. This soil is a sandy
clay soil with suitable drainage characteristics and
moderate corrosive effects because of high acidity.
The surrounding area is rocky terrain that has created some issues for other developments. But, because existing structures were constructed on these
properties, the development team does not foresee any impediments to future development.

FEMA FLOOD PLAN MAP
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AST WASHI
FLOOD PLAIN

ENVIRONMENTAL

ASBESTOS REMEDIATION

The Saluda River is formed approximately 10 miles
northwest of Greenville, and portions of Greenville
are susceptible to flooding. The subject properties
are located within the Reedy River watershed.
However, according to FEMA flood maps available on the Internet, no flood zones in or around
the parcels exist, yielding them usable to the fullest
extent.

Property records, site inspections, and interviews
with owners establish a high possibility of soil contamination at the subject properties. Three subject
properties may require Phase I Environmental Site
Assessments, with possible Phase II environmental
Site Assessments and subsequent remedial actions.

In compliance with the Environmental Protection
Agency (EPA) and the National Emissions Standards for Hazardous Air Pollutants, local governing agencies must be made aware of any demolition of existing structures. The age of all existing
structures on the subject properties poses the potential for asbestos materials.

STORM WATER MANAGEMENT
The properties are primarily comprised of paved
parking lots and structures, and currently contain
virtually no green space. The lack of pervious area
suggests that managing storm water can present a
challenge. However, to improve storm water runoff and discharge quality of the parcels, the development team plans to increase the amount of pervious materials on site. Other measures to manage
site storm water include detention ponds and catch
basins. The properties are primarily comprised of
paved parking lots and structures, and currently
contain virtually no green space. The lack of pervious area suggests that managing storm water can
present a challenge. However, to improve storm
water runoff and discharge quality of the parcels, the development team plans to increase the
amount of pervious materials on site. Other measures to manage site storm water include detention
ponds and catch basins.

1414 East Washington Street (Spinx Plaza) was
the former Bell Plaza Laundry. According to the
Environmental Protection Agency, primary contaminants at laundry facilities include tetrachloroethylene (PCE), trichloroethylene (TCE), 1, 2-dichloroethene (1,2-DCE) and mercury.
217 Laurens Road (formerly Ideal Feed & Seed)
served as a lawn and garden center. These businesses are known to stock composts and manures
that can be easily contaminated by herbicides containing clopyralid.
301 Laurens Road is currently an auto detail business. Tax records show that the site was previously
an auto service garage and gas station. Potential
environmental risks include below-ground fuel storage tanks.

INFRASTRUCTURE & UTILITIES
Greenville is the location of choice for many businesses because of the community’s well-developed
infrastructure. Over 60 percent of goods shipped
through the Port of Charleston come through the
Greenville area. Additionally, the Greenville-Spartanburg International Airport is the second busiest
airport in South Carolina and boasts two federal
inspection stations consisting of customs, immigration and agriculture. Because infrastructure plays
a big role in economic development, the Greenville City Council has pledged to work with local
and state agencies to seek funding and revenue
for critical road, bridge, utility, and inland port
infrastructure maintenance, improvements and expansions.
The City of Greenville operates and maintains approximately 327 miles of sanitary sewer mains
through its public works department.
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TRAFFIC PATTERNS
Traffic patterns surrounding the subject properties
are concentrated along two roads: East Washington Street and Laurens Road. The most heavily
travelled of the two is Laurens Road. Interstate 385
is approximately one mile from the subject properties; Interstate 85 is approximately four miles from
the subject properties.
Site To Do Business reports that 23,700 vehicles
travel Laurens Road and 13,100 vehicles travel
East Washington Street daily. On the basis of report findings, the subject properties have ample
exposure throughout the day, with a higher exposure during the morning and afternoon rush hour
periods.
Greenlink, the City’s public transportation system, offers service to the subject properties via
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WASHING

To meet a growing demand for sewer service, the
City is planning to invest between 8 and 13 million dollars in the current sewer system. Additional
utilities include gas service from Piedmont Natural
Gas and electric service from Duke Energy. Telecommunication service is available from Time Warner, AT&T, HughesNet, Charter Communications,
and Dish Network, among others.

its Nicholtown/Greenville Tech fixed route. The
route is available Monday through Friday from
6:00 a.m. to 8:30 p.m. and Saturdays from 7:00
a.m. to 7:00 p.m. The nearest bus stop this fixed
route is adjacent to the 1414 East Washington
Street property.
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This study examines the market feasibility of the
subject properties through the following analyses:
economic context of the jurisdiction in which the
properties are located, demographic analysis of
the defined market area, competitive housing analysis, and derivation of demand and affordability
analysis.

TRADE AREA DELINEATION
The trade area was composed using 5, 10, and
15-minute drive times to provide insight to the minimum amount of development that can be supported on site. The drive time map below shows the
site within major transportation corridors into the
city Greenville. We expect the population within
5- and 10-minute drive times to make up the site’s
primary trade area, which extends beyond I-85
southeast along Laurens Road and I-385. The secondary trade area includes the entire 15-minute
drive time ring. Residents of this larger trade area
will most likely be more transient, visiting the site
because of its proximity to downtown Greenville.
The drive time map was created on Site To Do Business.

MARKET

Site To Do Business

ANALYSIS

AST WASHI

DEMOGRAPHICS
Historical, current, and future demographics were
collected and analyzed to evaluate the population
living within the site’s trade area. The following
statistical breakdown of the population indicates
the current and future demand drivers for the site.
The tables below show Statistics were obtained
from Site To Do Business.
The data show that the average population within
the trade area is expected to increase to 302,217
by 2018, which is an average growth rate of 1.36
percent per year from 2013. The average household income is expected to increase to $76,750
by 2018, which is an average of 3.83 percent per
year from 2013.
Within the 3-minute drive time to the site are residential communities with an average household
income of $53,323. However, the median household income within this drive time is $28,995. This
indicates that a majority of households within walking distance to the site are low-income.

EMPLOYMENT

Based on current data, 64 percent of the current
jobs within a 5-minute drive time are white-collar
jobs. These employees are typically college graduates and earn higher salaries than workers in other industries.

Population

5 Minutes

10 Minutes

15 Minutes Greenville MSA

2000

20,858

114,542

248,377

725,680

2010

20,418

117,401

271,890

824,112

2013

21,206

123,408

282,469

850,047

2018

22,666

113,519

302,217

893,643

13-'18 Annual Growth

1.34%

1.59%

1.36%

1.01%

Site To Do Business

Average Household Income 5 Minutes 10 Minutes 15 Minutes Greenville MSA
2013

53,194

57,125

63,615

60,444

2018

63,973

69,032

76,750

71,217

13-'18 Annual Growth

3.76%

3.86%

3.83%

3.33%

Site To Do Business

This data is considered in the analysis of our site’s
“daytime population” as these workers will be in
close proximity to the site during business hours.
Services and blue-collar employees each make
up about 20% of the employed population
throughout the trade areas.

PSYCHOGRAPHICS

population. Analyzing the psychographics of
residents provides a more accurate prediction
of future trends and preferences.
The following psychographic segmentation is derived from Site To Do Business and details the tapestry of households in the primary trade area of a
10-minute drive time.

Psychographics give insight to the lifestyles, attitudes, opinions, values, and preferences of a
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YOUNG & RESTLESS
The Young and Restless segmentation makes up
12 percent of the households within a 10-minute
drive time. Most employed residents have professional, sales, service, or office/administration support jobs. These young professionals, with a median age of 28.6 years, are pursuing their careers
and living a busy lifestyle. Only 23 percent this
demographic have children, so while income is below the US median, this portion or segment has
more disposable income than segments with similar income levels. They enjoy staying current on
the latest entertainment and lifestyle trends such
as viewing movies at theatres or on DVD, going
to nightclubs or bars, working out at the gym, and
playing various sports.

HOME TOWN
The Home Town segment makes up 14.7 percent
of households, a mix of married-couple families,
singles who live alone, and single-parent families.
This segment is primarily employed in the manufacturing, retail trade, and service industry sectors. Only 8 percent hold a bachelor’s or graduate degree but 31 percent have attended college.
This segment typically lives in low-density, settled
neighborhoods in which change rarely occurs.
This segment also enjoys spending time outdoors,
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fishing, and playing football. Indoors, they enjoy
video games, watching TV shows such as courtroom programs, wresting, or reality shows. They
shop for groceries at Aldi and Wal-Mart Supercenters. They buy clothes at discount department
stores and enjoy eating out at family or fast-food
restaurants. Many of these families are the second
generation who have lived and worked in the community, and their children plan to do the same.

METROPOLITANS
The Metropolitans segment makes up 10.1 percent
of primary trade area households. Of residents
aged 25 and older, 75 percent have completed a
degree program or attended college; 30 percent
have a bachelor’s degree, and 23 percent have
a graduate degree. Fifty percent of employed
residents in this segment work in professional or
managerial positions. This segment lives an active,
urban lifestyle: they enjoy practicing yoga, going
kayaking, hiking and backpacking, and water and
snow skiing. Metropolitans are very active in their
communities and are members of civic clubs, volunteer for environmental causes, often address
public meetings, and work for a political party or
candidate. They usually shop online to download
music, buy books, airline tickets, clothes, and other merchandise.

MODEST INCOME HOMES
The Modest Income Homes segment makes up
5.8% of the primary trade area households. These
residents work mostly in blue-collar and service occupations. Slightly more employed residents work
part-time than full-time. More than 60 percent of
residents aged 25 years and older have graduated from high school, 28 percent have attended
college, and 8 percent have a bachelor’s or graduate degree. This segment shops at discount stores
and limits the amount of money spent on nonessential services such as Internet access and fitness
center memberships.

ENTERPRISING PROFESSIONALS
The Enterprising Professionals segment makes up
5.4 percent of the households within a 10-minute
drive time. 73.4 percent of these residents are employed in management, finance, computer, sales,
and office or administrative support. More than 75
percent have attended college and half of those
aged 25 or older hold a bachelor’s or graduate
degree. They love to travel, visit theme parks, jog,
and swim. They shop for groceries at stores such
as Publix and Albertson’s and eat out at restaurants such as Cheesecake Factory and Chili’s Bar
and Grill. They spend time online to shop, track
investments, download videos and music, and to
stay in touch with friends.

DEMAND GENERATORS

Victorian styled homes predominate.

While this demographic and psychographic analysis reveals trends and habits of the population
residing in the subject properties’ primary trade
area, major employers such as BMW, Michelin,
and CU-ICAR are located throughout the area and
draw people from around the state, the country,
and the world to Greenville. The City holds more
than 300 events per year, according to the Greenville Convention and Visitors Bureau, and hosts an
estimated 5.2 million visitors annually. Visitors to
Greenville generate over $982 million in direct
spending and $55 million in state and local taxed
every year. As a result, downtown Greenville’s
daytime workforce spends a majority of their time
in and around downtown.

According to Living Places, this neighborhood is
a collection of 147 mostly residential properties,
however attorneys currently occupy several office
buildings in the area. This district also contains
McPherson Park, the City’s original park, as well
as a City recreation center, one elementary school,
several converted apartment buildings, and multiple office buildings converted from established
homes. According to Neighborhood Scout’s analysis, Historic East Park Avenue is one of the top
10.5 percent executive lifestyle neighborhoods in
South Carolina with stable real estate values; residents include wealthy executives, managers, and
professionals.

SURROUNDING
NEIGHBORHOOD GENERATORS
Only a half-mile from the subject properties, the
Historic East Park Avenue district sits on the northeast edge of downtown Greenville. Its borders
include East Park Avenue, Laurens Road, North
Church Street, Elford Street, and North Main
Street. Listed on the National Register of Historic Places since 2005, this upscale middle- to upper- class neighborhood has tree-lined streets with
sidewalks, architecturally-significant homes with
wide-angled columns, and many red-bricked two
and three-story homes. Tudor, Colonial, and late

On the eastern edge of downtown, the Overbrook
Historic District lies north of the subject properties,
just across I-385 and include Overbrook Road,
East North Street, and Woodville Avenue. Founded by a group of businessmen who saw a need for
middle class housing, the Overbrook Land Company constructed Craftsman bungalow homes for
white-collar professionals, while larger lots and
home sizes were built for more ‘well-off’ businessmen. Today, only a portion of the homes built from
1950 or earlier makes up this community. Note
that while most existing homes are single family,
duplexes and row houses are present. According
to a realty survey by Neighborhood Scout, many
collefge students and graduates reside in this

community. The mix of occupations includes executive, management, service, and even manufacturing or support roles. Most residents in this community enjoy the trendy, walkable, and hip amenities
of this neighborhood.
The Pettigru Street Historic District lies west of the
subject properties. Borders include East Washington Street, Pettigru Street, Whitsett Street, and Toy
Street. The majority of these homes are Queen
Anne and Colonial Revival styles built between
1900 and 1930. An important part of this community’s history is that its larger-scale residential
development began after a portion of the former
Boyce estates were subdivided and named after
Furman Theological Seminary faculty members.
The neighborhood was home to many former
prominent businessmen and mill owners, according to the City of Greenville’s website. Today, this
tree-lined community district is half residential and
half commercial, though mostly are attorney offices.
Stone Avenue Neighborhood is another important
Downtown community near the subject properties
with North Church Street as its closest border. Eugene Stone inherited the land in this community
from his wife’s family in 1880. He laid out the first
street on the southern edge of their property and
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named it Stone Avenue. From historical accounts,
the road was adjacent to Bucknertown, a small
community owned by freed men, which were the
first houses in the general area. Several years later, residential development along Stone Avenue
began with a “starter home” theme. However, the
neighborhood underwent much transition when
West Stone Avenue was merged with multi-laned
Wade Hampton Boulevard as the residential makeup changed to one more commercially centered.
To increase residential density for significant Stone
Avenue corridors, the City of Greenville supports
a future Master Plan redevelopment for improved
streetscapes with mixed-use development.

DEMAND
ANALYSIS OF GREENVILLE
While this study does not attempt to provide an
exhaustive analysis of all generators of traffic that
may bring in populations from outside the trade
area to the development site, important factors
were taken into account. Greenville’s demand
generators are both broad and numerous, inviting
people from the entire Upstate region to the area’s largest city.
Located in the center of the Interstate 85 corridor
from Atlanta-Charlotte, Greenville,
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South Carolina, is one of 10 areas in the United
States expected to account for more than 70 percent of the country’s population growth during the
next 30 years. According to Greenville’s Quality
of Life report, in 2010, the area had an estimated
population of 451,225 people, with an average
growth rate of more than 1.9 percent annually
since 2000. Greenville County residents are a

among South Carolina’s wealthiest, ranking second in the state in per-capita income, according
to the U.S. Department of Commerce. The Greenville Chamber of Commerce cites that more than
250 international firms are actively invested in the
region, with a rich mix of engineering, manufacturing, applied research, and higher education.

ATTRACTIONS & EVENTS
Downtown Greenville is characterized by rows of
trees, front door style restaurants, shops, offices,
in-town living, and entertainment. With a hometown feel and sophistication of a large metro,
Greenville’s central business district has become
an evening destination for the area, attracting residents and visitors every night of the week according to the City of Greenville Official City Website.
Earning the designation of “Great American Main
Street” Greenville hosts over 300 events annually drawing visitors on a regional level. As the
Upstate’s cultural center, downtown Greenville is
home to the County Art Museum and a number of

private galleries and theater venues. Outside of
the walkability of Greenville’s downtown, the area
has 3 state parks almost 5,000 acres in size, over
60 county and city parks, and a countywide gre-

enway network that stretches more than 17 miles
long.
Held on Main Street, the “Fall for Greenville” festival attracts thousands of people to downtown
Greenville each year by showcasing the area’s
artistic and culinary tastes. The Fall for Greenville series hosts outdoor entertainment including
music, market stalls, and movies. The Greenville
Scottish Games, the Greek Festival, Shalom Fest,
Oktoberfest, Hispanic Festival, and the Shinnehkai
and Bon Japanese Festivals are among some of
the region’s better-known international festivals.
The Peace Center for the Performing Arts hosts
Broadway shows and appearances featuring personalities like Bill Cosby and David Copperfield,
as well as the Greenville Symphony Orchestra,
Carolina Ballet Theater, the South Carolina Children’s Theater, and the Greenville Chorale. Other
notable theaters include the Greenville Little Theatre, Centre Stage Theatre, and The Warehouse
Theatre.
According to Visit Greenville SC (formerly the
Convention and Visitors Bureau of Greenville),
the Greenville County Museum of Art is ranked
as one of the pre-eminent regional museums in the
country. The Bob Jones Museum and Gallery is
recognized as one of America’s finest collections
of Italian paintings.

The 80,000-square-foot Children’s Museum is the
tenth largest children’s museum in the world and
seventh largest in the country. Additional Greenville arts-related events include Artisphere, a Top
20 Arts event in the Southeast. The City’s West End
has a rapidly growing arts district featuring galleries, working studios, and monthly gallery crawls.

SPORTS & RECREATION
Family fun is center stage with Falls Park on the
Reedy, named as one of the top 15 parks in the
country by US Airways In-Flight Magazine in 2011,
the 14-acre Greenville Zoo, and Fluor Field, the
downtown’s new baseball stadium. The stadium is
home to the Greenville Drive minor league baseball team, the Single A affiliate of the Boston Red
Sox. According to the Greenville Quality of Life
Report, the 16,000-seat Bon Secours Center is a
state-of-the-art sports and entertainment complex
which annually attracts national performing artists
and sporting events including the Greenville Road
Warriors, a professional hockey team affiliated
with the Philadelphia Flyers and the New York
Rangers. Family fun is center stage with Falls Park
on the Reedy river, named as one of the top 15
parks in the country by US Airways In-Flight Magazine in 2011, the 14-acre Greenville Zoo, and
Fluor Field, downtown’s new baseball stadium.

20
market analysis

The stadium is home to the Greenville Drive minor league baseball team, the Single A affiliate of
the Boston Red Sox. According to the Greenville
Quality of Life Report, the 16,000-seat Bon Secours Center is a state-of-the-art sports and entertainment complex which annually attracts national
performing artists and sporting events including
the Greenville Road Warriors, a professional
hockey team affiliated with the Philadelphia Flyers
and the New York Rangers. The Upstate is home
to both Furman University Paladins and Clemson
University Tigers, with nationally ranked men and
women’s athletic programs. Thousands of walkers,
runners, and bikers use the Swamp Rabbit Trail, a
17.5-mile multi-use greenway that takes travelers
through City parks and along an old railroad corridor on the Reedy River to connect to Travelers
Rest and Furman University.

RETAILERS & RESTAURANTS
Named “The Next Big Food City of the South” by
Esquire Magazine in 2013, downtown Greenville
boasts nearly 100 restaurants with popular establishments such as Tupelo Honey, The Green Room,
Soby’s New South Cuisine, and High Cotton, all
along Main Street’s tree-lined sidewalks. In the
broader Greenville market, there are over 600
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restaurants drawing couples, families, and corporate diners into submarkets like Haywood Road,
also home to Haywood Mall, one of the Upstate’s
largest regional malls with five major department
stores; the Woodruff Road market, which hosts retailers and restaurants such as Ann Taylor Loft, Talbots, and P.F. Chang China Bistro, and the I-85 Pelham/Airport market. Downtown boasts unique,

one-of-a-kind shops to brand name, national retailers that attract shoppers from the entire Upstate
region, such as Brooks Brothers, Anthropologie,
The Cook’s Station, Poppington’s Gourmet, and
Oil & Vinegar.

ACADEMIC INSTITUTIONS
Greenville’s higher education community offers
unique partnerships with local business. Clemson
University, ranked as a Top 21 Public Research University, has relocated two of its premier programs
to downtown Greenville. In January 2014, the
Masters in Real Estate Development and the Masters in Business Administration programs of Clemson University moved into downtown Greenville’s
ONE building, creating a stronger network of business opportunities for more than 300 students. The
main campus of Clemson University is located 31
miles from the site and is home to 20,000 undergraduate and graduate students who make trips
to Greenville for internships, research, shopping,
and entertainment, including daily commutes.
Within seven miles of downtown is Furman University, a 2,700-student body institution, named the
4th Best Undergraduate Research Program in the
nation, according to U.S. News and World Report. In 1851, Furman University was founded at
the Reedy River in downtown Greenville and was
later relocated to Travelers Rest. Within a short
distance from downtown, the University Center of
Greenville is a consortium of six different higher
education institutions from around the state, offering classes in more than 75 degrees to students
in the Upstate. Greenville Technical College’s administrative complex is co-located at the University Center and serves more than 15,000 academic
and 21,000 continuing education students

annually, its main campus lies just south on Pleasantburg Drive. Other academic institutions in the
area with significant economic impact on Greenville include Bob Jones University, Brown Mackie College, ITT Tech, North Greenville University,
Southern Wesleyan University, Anderson University, and University of Phoenix-Greenville.

BUSINESSES,
MANUFACTURING,
DISTRIBUTING, & ENGINEERING
Since its beginning as a small farming community
in 1786, Greenville County has grown into a large
and diverse metropolitan area and is one of the
Southeast’s premiere areas for business. Over the
past thirty years, Greenville has transformed itself
from the textile capital of the world into a central
base for diverse corporate office, engineering,
manufacturing, and warehousing/distribution operations. Recognized as the “economic engine of
South Carolina”, Greenville has attracted many
global companies and their feeder businesses, as
well as their competitors, to its marketplace.

MAJOR GREENVILLE BUSINESS
The Upstate, Greenville County, and downtown
Greenville host multiple global, regional, and lo-

the region’s markets as both investors and employers. Downtown Greenville accounts for over onethird of total office space in the Greenville-Spartanburg metropolitan area as noted by the Economic
Department of Greenville, at almost 3 million
square feet; the city has the largest concentration
of corporate headquarters in the region. Multiple
major banks in the Southeast maintain a headquarters in the central business district of Greenville.
For example, Ernst and Young, one the country’s
largest financial firms, KPMG, and Palmetto Bank
each have downtown headquarters.
In the county but within easy commute of downtown, lie Clemson University’s International Center
for Automotive Research, one of the premier automotive, motorsport, research, and educational
centers in the world; Michelin’s North America
headquarters; and BMW Manufacturing.
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Michelin has over 4,500 local employees operating in 8 different manufacturing facilities and
is the largest automotive exporter from the U.S.
to non-NAFTA countries. In addition, BMW has
invested over $5 billion in South Carolina. Notable additional world-class companies include 3M,
Lockheed, General Electric, and Samsung.
According to the Greenville Chamber and Greenville Economic Development, South Carolina’s
workforce was ranked fifth in the nation. CNBC’s
2010 Top States for Business ranks the state as
sixth best for “cost of doing business”. The central
business district is home to over 17,000 employees,
and as reported by Forbes Magazine, Greenville
is one of Best Cities for Jobs Fall 2013 by Manpower Survey. Also, the City has a Green Partnership with GE, Duke Energy, Enterprise, Greenville
County, GSP Airport, Hubbell Lighting, and Thurso
Power Systems to test green technologies such as
electric vehicles.
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AARP recently ranked
Greenville, South Carolina
as the #2 place to “Live the
Simple Life”

RESIDENTIAL
MARKET ANALYSIS
NATIONAL
HOUSING OVERVIEW
The U.S. Department of Housing and Urban Development (HUD) and the U.S. Department of the
Treasury recently released a comprehensive report on the nation’s housing market. The report
finds, as of January 2014, the national real estate
market is showing signs of recovery in many sectors. For example, home values continue to rise,
contributing to both an increase in homeowners’
equity and a decline in underwater borrowers.
However, officials caution that the overall recovery remains fragile.

NATIONAL
HOUSING OVERVIEW
For the third quarter of 2013, home
sales rose for previously owned
(existing) homes but fell for new
homes, while inventories of homes
available for sale remained at low
levels for existing homes but rose
for new homes.

For the third quarter of 2013, home sales rose for
previously owned (existing) homes but fell for new
homes, while inventories of homes available for
sale remained at low levels for existing homes but
rose for new homes.
Data on housing finance continue to show progress
across key indicators. According to the Mortgage
Bankers Association’s National Delinquency Survey, the delinquency rate for all mortgage loans
on single-family homes fell during the third quarter
to its lowest level since mid-2008. The combined
percentage of loans at least 90 days due or in
foreclosure was also as its lowest level in 5 years.
According to CoreLogic, the national share of mortgages that were under water fell to 14.5 percent
in the second quarter of 2013, from 19.7 percent
in the first quarter. CoreLogic credits the decrease
in underwater borrowers mainly to an increase in

home prices, which has also had the effect of increasing the equity homeowners have in their
homes.
In terms of homeownership rate, the U.S. rate has
begun to level off at its long-term historic norm
of 65 percent, down from its peak of 69.2 in the
fourth quarter of 2004. Compared with the early 2000s, current homeownership rates reflect the
subprime lending crisis, as well as the high rates
of high unemployment and underemployment following the 2008. More recently, restrictive credit
markets, low inventories of homes for sale, and a
slippage in affordability have had a negative impact on homeownership.

GREENVILLE
HOUSING OVERVIEW
Factors for evaluating the overall strength of single-family housing market, both within the City
and the County of Greenville, include population
growth, median household income, average home
value, current and projected building permits, and
owner occupancy.
The United States has nearly tripled in population
since 1900. Since then, South Carolina’s population has nearly doubled and has trailed, but mirrored, the US in population growth over the last

100 years. Moreover, according to the U.S. Census Bureau, South Carolina has never experienced
a negative annual growth, since the state has
maintained standard positive growth rates. Furthermore, Greenville has been, and continues to
be, the most populous and fastest growing county
within the Upstate region, with an average annual
growth rate of 1.3 percent and more than 600 percent growth in population since 1900.
According to the U.S. Department of Housing and
Urban Development (HUD), from 2000-2010, the
population in the greater Greenville area increased
by an average of 7,700 or 1.3 percent, annually.
From July 2000 to July 2006, population growth
in the submarket averaged 6,250 people, or 1.1
percent, annually. Population growth peaked in
2007, increasing by 13,050 people, or 2.2 percent, when nonfarm payroll growth was strongest.
Since 2013, the annual population growth rate
has slowed, increasing by 7,375, or 1.1 percent.
The population is currently estimated at 655,400.
During the next three years, the population is expected to increase by an average of 7,075, or 1.1
percent, annually.
In terms of sales, the housing market in Greenville
has been soft since 2010. However, the sales market has improved because of increased job gains
and population growth. As of October 1, 2012,
the estimated sales vacancy rate was 2.5 percent,
down from 2.8 percent in April 2010.

	
  

Hanley Wood, LLC reported that, during the 12
months ending September 2013, approximately
5,750 new and existing single-family homes and
townhomes sold in the greater Greenville area, an
increase of 4 percent from the previous year.

SUPPLY ANALYSIS
Single-family homebuilding activity, as measured
by the number of homes permitted, has declined
59 percent, since peaking at 4,975 homes in 2006.
Construction is currently under way at several residential developments throughout the Greenville
area, with approximately 60 percent of construction activity taking place in Greenville County.
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REGIONAL
MULTI FAMILY
OVERVIEW

During the next 3 years, demand is expected for
7,600 new homes. More than 60 percent of the
demand is expected to be for homes priced between $100,000 and $200,000.
As noted, the United States, South Carolina, and
Greenville have been in a continuous positive
growth pattern since the 1900s. Most important,
Greenville has been in an aggressive and significant growth pattern, driving the overall South
Carolina growth. Jones Lang LaSalle reports that
single-family housing will be required to accommodate this growth. The market has also been following this trend, as demonstrated by the above
exhibit. There has been a steady incline of issued
permits since the dramatic decrease of the market
recession in 2007 and 2008.

NATIONAL
MULTI FAMILY OVERVIEW
The increase in home values is giving pause to
potential buyers, as home values are rising faster
than income in most areas of the US. Overall,
renter demand remained strong in 2013. Multifamily occupancy in the U.S. stands at a 10-year
high of 95.8 percent and gains have averaged 13
basis points a quarter, maintaining the 2012 pace
despite the increasing delivery pipeline.
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Consequently, the multifamily sector has been the
most favorable real estate sector with core properties receiving the highest bids and the lowest capitalization rates from real estate investors.
Investor demand remains strongest for institutional grade (Class A) multifamily projects in primary
markets, particularly those where local economic
performance is above national averages. Over
the past year, projects closing at four percent cap
rates have been commonplace in markets like Boston, Honolulu, Los Angeles, Miami, New York,
Phoenix, San Diego, San Francisco, San Jose. Seattle, and Washington, DC.

Annual growth in effective rents for
the Greenville/Upstate apartment
market came in at a modest 1.6 percent in the third quarter of 2013. This
is a significant shift in general momentum for one of the country’s top
achievers among secondary metros,
with annual rent growth previously
running at an average of more than
4 percent since the middle of 2010.
Several sources cite that there could
be an oversaturation of apartments
within the near future. According to
REIS, “new supply will be much slower in the near future. With just 446 units under
construction, the forecast completion total for
2014 to 2016 is just 829, or less than in 2013
alone.” Additionally, demand will likely slow at
an even faster rate. As demand drops, and supply still continues to increase, the vacancy rate
will climb. According to REIS, Greenville’s vacancy rate is currently at 4.0 percent and expected
to rise to 4.7 percent by the end of 2017.

SUBMARKET
MULTI FAMILY OVERVIEW
The subject properties are situated east of the
Greenville Central Business District. Currently,
the majority of new apartment construction in the
Greenville Central Business District market is located within four miles of the site.
400 Rhett is located on the northwest corner of
Rhett and Wardlaw Streets in downtown Greenville. The development consists of 150 apartment
units, a leasing office, and a two-level parking garage. Options include studios, one-bedroom and
two-bedroom units. Additionally, the complex will
feature a pool, exercise facility, clubroom and a

	
  

leasing office. The apartments are located within
walking distance to Fluor Field, the West End, and
River Place. Construction is currently underway
with an anticipated completion of early summer
2014.
The Stadium Apartments is a planned 100-unit
apartment complex at the corner of Rhett Street
and North Markley Street, one short block from
Fluor Field. The building will be four stories, with
a mezzanine above parking. The units will consist
of one and two bedrooms with storage closets on
each level. The apartment complex will also have
a clubroom with amenities and work out area for
residents.
The Beach Company recently announced the completion of the land acquisition for the
mixed-use development at the corner
of Church Street and University Ridge
Drive. The development, named South
Ridge, will feature an upscale 360-unit
multifamily apartment community with
10,000 square feet of complementary
commercial space. South Ridge will offer a unique combination of proximity
to downtown as well as to Greenville’s
favorite green spaces, Cleveland Park,
Falls Park, and the Swamp Rabbit Trail.

that began construction in early 2013. Its premier
location one block from Main Street at the corner of McBee Avenue and Spring Street makes it
an easy walk to shops, restaurants and cultural
venues. These 55 luxury apartment units will consist of eight studios, and 36 one-bedroom and 11
two-bedroom units. This high-end complex will also
feature an exercise room; bike storage and workshop area; storage units; two elevators; secured
entrance; community room; lobby; housekeeping

DEMAND
As noted earlier, population forecasts within a
5-mile radius of the subject properties suggest that
by 2016, the population will increase by 7,000
people. Using growth figures provided by Site
To Do Business and the Census Bureau, combined
with approximate percentages of 68 percent homeownership, 32 percent rental, and 2.5 persons per
home, the number of new renter households will
be approximately 1,000 households. Subsequent
calculations show that if only 104 comparable
units are being built in the north submarket pent-up
demand for rental units will exist. Site To Do Business suggests absorption, occupancy, and rental
rates should remain high through 2016 and years
to follow.

98 East McBee is a new apartment development project in downtown Greenville
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COMPARABLES

Address:
Year Built:
Type:
Total Units:
Occupancy:
Unit Type
1 BR
2 BR
3 BR

1.)McBee Station

2.) The Bookends

3.) The Preserve at Woods Lake

4.) The Carlyle Apartments

27 Station Court
Greenville, SC 29601
2007
Mid-Rise
197
97%
Size (SF)
Net Rent
Rent/SF
634
$1,234.00
$1.95
1,263
$1,675.00
$1.33
1,587
$1,999.00
$1.26

101 East McBee Avenue
Greenville, SC 29601
2012
Mid-Rise
48
100%
Size (SF)
Net Rent
Rent/SF
850
$1,050.00
$1.24
1,000
$1,250.00
$1.25

412 Woods Lake Road
Greenville, SC 29607

620 Halton Road
Greenville, SC 29607
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Size (SF)
785
1,242
1,520

Garden
232
96%
Net Rent
$809.00
$939.00
$1,239.00

Garden

Rent/SF
$1.03
$0.76
$0.82

Size (SF)
800
1,300
1,500

99%
Net Rent
$995.00
$1,270.00
$1,555.00

Rent/SF
$1.24
$0.98
$1.04

MARKET CAPTURE
While population forecasts show strength, demographics within a 5-mile radius for age and income
distribution are crucial. Site To Do Business and
the US Census Bureau report the largest distribution of the population falls within the ages of 2065 years of age, the most important of which may
be the 20-34-year-old demographic. Generations
X and Y, combined with the Echo Boomer/Millenial Generation, will help to fuel demand for multifamily rental units.

MULTI FAMILY CONCLUSION
While population forecasts show strength, demographics within a 5-mile radius for age and income
distribution are crucial. Site To Do Business and
the US Census Bureau report the largest distribution of the population falls within the ages of 2065 years of age, the most important of which may
be the 20-34-year-old demographic. Generations
X and Y, combined with the Echo Boomer/Millenial Generation, will help to fuel demand for multifamily rental units.
By analyzing current data from Freddie Mac and
Fannie Mae, the multifamily sector looks to continue to remain quite healthy in 2014 with continued
demand from both tenants and property owners.
Key factors include improving job growth, an

increasing number of renter household formations,
new apartment supply, and rising for-sale home
prices, according to Kim Betancourt, director of
economics, multifamily economics and market research at Fannie Mae. Washington Development
Partners concludes that the market will have a
demand in multifamily rental units; therefore our
recommendation is to add units to capitalize on
the forecasted demand. These new apartments will
likely ask rents similar to the site’s four comparables.

RETAIL MARKET ANALYSIS
NATIONAL RETAIL OVERVIEW
Jones Lang LaSalle reports national retail property market conditions have continued on the same,
gradually improving path. Demand for space,
from retailers has maintained its moderate levels,

and minimal levels of new construction, a trend
that will not change over the near term, are aiding
the market’s recovery. Rents are now increasing
nationally; however, growth is still slow, at approximately 0.6 percent for the full-year 2013.
Because fundamental drivers for demand are firming, the 2014 national market outlook encourages
retail experts at Jones Lang LaSalle. Discretionary consumer spending is expected to strengthen
in 2014 as a result of an increase in consumer confidence, a much-improved housing market, and a
probable lack of self-induced political crises. With
these expectations, the retail sector could expect
some growth by the end of the year.

NATIONAL VACANCY
According to CoStar, the current national vacancy
rate was 6.6 percent at the end of 2013. During
the past year, the market has seen an overall

Washington Development
Partners concludes that
the market will have a demand for multifamily rental units.
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decrease in the vacancy rate, with the rate dropping from 6.9 percent at the end of the first quarter 2013, to 6.8percent at the end of the second
quarter 2013, 6 .7 percent at the end of the third
quarter 2013, to 6.6 percent at the end of the
fourth quarter 2013. The national vacancy rate
is expected to continue to trend down moderately
during the next year.

NATIONAL RENTAL RATES
According to CoStar, average quoted asking rental rates in the U.S. retail market are up over previous 2012 and 2013 levels, and up from their levels
four quarters ago. Quoted rents ended the fourth
quarter 2013 at $14.59 per square foot per year.
That compares to $14.56 per square foot in the
third quarter 2013 and $14.50 per square foot
at the end of the first quarter 2013. This represent a 0.2 percent increase in rental rates in the
current quarter, and a 0.62percent increase from
four quarters ago.

NATIONAL ABSORPTION RATES
Retail net absorption was positive throughout 2013
with a total of 83,072,647 square feet absorbed.
In the fourth quarter 2013, a positive 21,284,564
square feet were absorbed, while in the third
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quarter 2013, absorption came in at a positive
21,510,554 square feet. In the second and first
quarters of 2013, a positive 22,226,177 square
feet and 18,051,352 square feet were absorbed,
respectively.
During the fourth quarter of 2013, 563 buildings
totaling 10,424,534 square feet were completed in the U.S. retail market. During the past four
quarters, a total of 50,206,548 square feet of retail space has been built in the U.S. In addition to
the past quarter, 812 buildings with 16,213,364
square feet were completed in third quarter
2013, 711 buildings totaling 11,562,831 square
feet completed in the second quarter 2013, and
12,005,819 square feet in 734 buildings completed in the first quarter 2013.

GREENVILLE
MARKET OVERVIEW
The Greenville retail market is generally considered to be a three-county metropolitan area consisting of Greenville, Spartanburg, and Anderson
Counties in the Upstate region of South Carolina.
According to Integra Market Reports, the Greenville retail market has an inventory of approximately 82,430,000 square feet. Greenville, once
thought of as the Textile Capital of the World, has
transformed itself into a destination for both international and national corporate office and stateof-the-art manufacturing and warehousing/distribution operations. As a result, in 2013, the Green

ville area attracted numerous big-name retailers of
all different classes and sizes. With unique new
projects and renovations to existing shopping centers, Greenville is turning into a shopping and dining destination with something to offer everyone.

GREENVILLE RENTAL RATES
According to REIS, the Greenville retail markets
average asking rent is at $11.90 per square foot.
This is an increase of 1 percent over the past year,
although the rates have trended downward over
the past quarter. Shop space showed an average
asking rental rate of $13.40 per square foot, junior
anchors at $8.80 per square foot, and anchors at
$6.73 per square foot. With limited space and
strong net absorption, the Greenville retail market
should begin seeing rental rates increase as absorption increases.

GREENVILLE
ABSORPTION & DELIVERIES
The Greenville retail market experienced strong
absorption in the fourth quarter of 2013 with a
positive 278,801 square feet absorbed, the highest net absorption the market has seen this year.
In the third quarter 2013, absorption was reported
at a positive 133,131 square feet, while a positive
231,709 square feet was absorbed in the second
quarter 2013.

The only negative net absorption the Greenville
market experienced was in the first quarter of
2013 with a negative 195,734. A total of 219,545
square feet of retail space has been delivered to
the Greenville retail market in the past year; another 40,504 square feet is currently under construction. In the fourth quarter 2013, three buildings
comprising 21,384 square feet were delivered,
plus another four buildings with 43,563 in the third
quarter 2013. In the second quarter 2013, three
buildings totaling 73,200 square feet were delivered, while in the first quarter 2013, five buildings
totaling 81,398 square feet were delivered. With
strong net absorption and big-name retailers moving into the market, one can expect continued delivery of new product into the foreseeable future.

SUBMARKET RETAIL OVERVIEW
According to REIS, the subject site would be included in the South submarket. This submarket covers
a broad area beginning in downtown Greenville
and continuing thirty miles south, encompassing
several smaller towns such as Mauldin, Simpsonville, and Fountain Inn. A more specific submarket
is provided by CoStar and includes our site in the
northern portion of the Laurens Road Corridor.
This submarket includes the well-established Laurens road corridor from Interstate 385 to Interstate
85. The site is also very close to Greenville’s CBD
submarket, which includes Greenville’s downtown
area.

SUBMARKET VACANCY
GREENVILLE FUTURE DELIVERIES
The Magnolia Park redevelopment project is the
most notable recent delivery and will add a considerable amount of additional retail space to the
Greenville market. Currently the center consists of
550,000 square feet of gross leasable area. It is
anchored by Regal Cinemas, one of the top-performing theatres in North and South Carolina,
Rooms to Go, Toys “R” Us/ Babies “R” Us, Costco Wholesale Club, Bed Bath & Beyond, and Old
Navy. An additional 520,000 square feet of retail
is currently planned or under construction. This additional space will include one of the first Cabela’s
stores in the Southeast, opening in April 2014.

Vacancy in the South submarket was most recently
reported by REIS at 10.7 percent. This rate is the
highest in the submarket since the fourth quarter of
2012. It reached its lowest point at 10 percent in
the second quarter of 2013, but has steadily risen
over the last two quarters. Although vacancy may
be up in this submarket, there are several indicators that retailers are attracted to this area. Luthi’s
Outfitters has announced it will be relocating to a
center on Laurens Road approximately one mile
South from the subject site. Also, The Fresh Market has located in this particular submarket and
currently anchors a retail center at the intersection
of Laurens Road and Pleasantburg Drive.

Currently, Costar reports the Laurens Road Corridor vacancy rate as 12 percent. The total gross
leasable area in this submarket is 1,626, 826
square feet with 195,659 square feet of available
space. The closure of several big-box retailers has
created much of the vacant space along this particular corridor.
The Greenville CBD submarket is much stronger,
with a vacancy rate of 2.9 percent; only 17,966
square feet of space is available, of a total square
footage of 629,599. This downtown submarket
is a vibrant area experiencing substantial growth
and is only a short distance from our specific site.
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SUBMARKET RENTAL RATES
According to REIS, the average asking rent is currently $12.07 for non-anchor retailers and $9.78
for anchors in neighborhood shopping centers.
The non-anchor asking rents range from $9.05 for
buildings built before 1970 to $16.24 for buildings
constructed after 2009. In community shopping
centers, rents average $15.28 for non-anchor retailers and $9.55 for anchors. The asking rents for
non-anchors range from $8.29 for older buildings
to $19.02 for newer, better-located spaces.
Costar reports asking rents along the Laurens
Road corridor average $10.79; in the downtown
submarket the average is $14.91. Outdated buildings lower the overall average rents along the Laurens Road corridor as noted by the different price
ranges reported by REIS. By many new retailers
standards, much of the space on this corridor is severely outdated or becoming obsolete. In CBRE’s
Upstate Market Symposium held in early February
at Greenville’s Peace Center for Performing Arts,
retail experts mentioned that tenants coming to the
Greenville market are looking for nice, up-to-date
space and are willing to pay a premium for it.

Community Shopping Centers

Neighborhood Shopping Centers

Year Built

Rent

Year Built

Rent

Before 1970

n/a

Before 1970

$9.05

1970-1979

$8.29

1970-1979

$8.78

1980-1989

$19.02

1980-1989

$11.40

1990-1999

$14.82

1990-1999

$13.29

2000-2009

n/a

2000-2009

$16.24

After 2009

n/a

After 2009

n/a

All

$15.28

All

$12.07

SUBMARKET
ABSORPTION & DELIVERIES
REIS reports a positive 1,000 square feet of space
was absorbed in the fourth quarter 2013 with a
year-to-date average of only 200 square feet.
They also report that no new product has been
delivered to the submarket during the last year.
CoStar also reports that no new product was delivered to the submarket in 2013, but they report
that there was a negative net absorption of 3,190
square feet along the corridor. The downtown
submarket had 2,000 square feet delivered with a
net absorption of 13,468 square feet.

	
  

31
market analysis

AST WASHI

COMPETITIVE ANALYSIS

EXPENDITURE PATTERNS

MARKET CAPTURE

While retail market statistics for the South and
Laurens Road Corridor submarkets do not seem
promising at first glance, there are some real opportunities for the subject site. The Laurens Road
Corridor is an established retail corridor that has
served the Greenville market for years. Traffic
counts on this corridor are strong and present
great opportunities for exposure. However, much
of the existing space is extremely outdated and
unattractive. Popular retailers along this corridor,
such as Half Moon Outfitters, occupy space that is
much less attractive than what they would normally rent indicating that the location was paramount.
Retailers would be attracted to new, attractive
product along this corridor especially in a destination shopping location.

The consumer expenditure chart below shows the
amount of money consumers, within the three drive
times of the subject site, spend on a given good or
service. The different retail categories analyzed
are possibilities for the proposed retail space at
the subject properties. Expenditure numbers represent the amount spent on each retail category
by the population within each trade area, not the
total revenues for the businesses.

Conventionally, 70 percent to 85 percent of sales
come from within the primary trade area. In the
secondary and tertiary trade areas, numbers begin to fall significantly. Although this is true for
many retail establishments, the uses proposed for
the subject site will create a destination. By creating a destination, retailers will be able to capture
more sales from the secondary and tertiary markets than would normally be expected. On the basis of this assumption, a capture rate of 15 percent
will be used for both the primary and secondary
trade areas, while a capture rate of 5 percent will
be used for the tertiary trade area.

In addition to being located on an established retail corridor, this site is considered to be a “gateway” to Greenville’s downtown and is adjacent
to the two downtown Historic Districts. The site
is also located adjacent to Cleveland Park, which
hosts a portion of the popular Swamp Rabbit Trail,
which daily draws crowds of potential consumers.
A proposed extension of the Swamp Rabbit Trail
is planned to extend directly through the subject
site. This will allow even greater exposure for the
properties.

Category

5 Minute

10 Minute

15 Minute

Apparel & Service

$11,669,157

$67,049,453

$157,762,736

Computer

$1,871,492

$10,868,389

$25,747,808

Entertainment/ Recreation

$24,231,206

$142,210,357

$344,738,452

Food, at Home

$38,809,913

$222,489,230

$527,611,293

Food, Away from Home

$24,375,698

$140,740,949

$333,363,083

Financial

$40,535,547

$242,259,194

$588,961,524

Home Maintenance &
Remodeling Materials

$1,709,805

$10,841,810

$28,692,507

Household Furnishings &
Equipment

$7,702,546

$45,290,960

$109,554,231

Lawn & Garden

$2,751,854

$16,707,928

$42,298,720

Housekeeping Supplies

$5,321,105

$30,885,200

$74,305,657

Insurance

$33,110,885

$194,802,999

$476,274,704

Personal Care Products

$3,402,428

$19,667,966

$46,619,022

School Books & Supplies

$1,510,889

$8,722,330

$20,369,280

Smoking Products

$4,144,747

$23,194,796

$53,767,617

Vehicle Maintenance &
Repairs

$8,109,608

$47,386,727

$113,787,935

$209,256,880

$1,223,118,288

$2,943,854,569

Total Expenditure

Total Market
Capture Potential:
$362,049,003
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RETAIL COMPARABLES

Address:
Year Built:
Renovation:
Submarket:
Total SF:
Vacancy:
Major Tenants:

Park Square

McDaniel Village

Cherydale Corners

Shops at Mills Mill

1322 E. Washington Street
Greenville,
SC 29607
2001
N/A
South
21,000
5.7%
N/A
Unit Type
Rent/SF
Non-Anchor
$16.91
Anchor
N/A

1922 Augusta Road
Greenville,
SC 29605
1986
2002
South
45,000
21.8%
CVS, Panera Bread
Unit Type
Rent/SF
Non-Anchor
$19.88
Anchor
$13.70

3280 N Pleasantburg Dr
2006

409 Mills Ave
2005

North
25,000
0.0%
Olive Garden, FedEx Office, Petco
Unit Type
Rent/SF
Non-Anchor
$24.68
Anchor
$11.67

South
13,194
10.4%
Lab Corp, Liquid Highway, Subway
Unit Type
Rent/SF
Non-Anchor
$18.00
Anchor
N/A
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OFFICE MARKET ANALYSIS
U.S. OFFICE
MARKET OVERVIEW
“The U.S. office market in particular is showing
the brightest signs of a more cohesive, across-theboard uptick in leasing activity. Net absorption levels are at their highest since 2007, and more than
65 percent of U.S. markets have reported higher
tenant touring activity,” as written by Jones Lang
LaSalle in their 2014 Global Market Perspective
article. Nationally, the office market momentum is
building. Reis reported a more modest perspective
to the national office market, pointing to modest
supply growth and modest demand due from slow
office-employment progress.

U.S. OFFICE FACTORS:
VACANCY RATES

U.S. OFFICE FACTORS:
NET ABSORPTION

By the close of 2013, vacancy rates nationally were at 16.9 percent, according to Trusted
Insight, the lowest since 2008. In the CBRE article “US Commercial RE Market Finishes Strong
in 2013”, vacancy improvement continues to be
broad-based, with a majority of markets seeing
vacancy declines. Similarly, CBRE noted while suburban vacancy rates fell consecutively throughout
2013, downtown vacancies fell much lower in the
4th quarter, to 12.3 percent nationally. In local
markets’ favor, small markets were among the best
performers in the fourth quarter, as stated in CBRE
reports, which forecast the U.S. office market vacancy rate to continue to decline in 2014.

Nationally, office net absorption, new construction
delivery, and high-skilled employment growth each
played a dynamic role in the national increase of
office net absorption in 2013. According to Colliers International, year-end absorption numbers
demonstrate the resilience of the office market. Of
the 87 metro areas tracked by Colliers, only 12 of
them posted negative absorption during the third
quarter of 2013.
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U.S. OFFICE FACTORS:
OFFICE RENTS
National office rent growth’s performance is another notable factor in analyzing the health of the
economy. Reis reported that asking and effective
rents increased by 7 percent in the fourth quarter
of 2013. This is the second largest single-quarter
hike in the last five years, following only the 8 percent rise in the fourth quarter of 2012 according to
National Real Estate Investor article, “Office Market Remains Stuck in a Rut.” In addition, their forecast is that a more meaningful acceleration in rent
growth is not expected until vacancies nationally
cross the 13-14 percent threshold. According to
Colliers National Office 2013 report, the South’s
asking rents rounded to $23.96 with an annual
rent change of 1.2 percent. Overall, effective rents
were at their closest to 2008 numbers as they have
been in the past five years.

U.S. OFFICE MARKET FACTORS:
EMPLOYMENT
The most important driver of the national office
market is the demand for office employees. Research revealed the U.S. economy is now experiencing positive employment rates. According to a
recent Trusted Insight interview, the number of
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national office employees showed a positive increase at 1.6 percent, which is the best since 2007.
“We expect office demand to strengthen appreciably in 2014 given that office-using payrolls have already surpassed their previous peak and employment growth has improved in recent months despite
the government shutdown,” noted Jon Southard,
Managing Director of CBRE’s Econometric Advisors group, in a recent CBRE article, “US Commercial RE Market Finishes Strong in 2013”. Led
mostly by the private sector, employment gains of
193,000 on average for the last three months of
2013 represented a good sign for future commercial real estate.

In Colliers International’s Third Quarter of 2013
North American Office Outlook, however, last
year’s job growth was described modestly, noting
that in the 1st quarter of 2013 average job growth
was 207,000 jobs per month, but in the 3rd quarter of 2013, it decreased to 163,000 per month.
On the other hand, office-using employment gains
are considerably more positive than overall employment gains. As of October 2013, 97 percent
of office-using jobs lost during the recession had
been regained, compared with 83 percent of all
jobs in general. Particularly, the Collier’s report
noted that the professional and business services
sector is one of the strongest sectors, with current

employment in this sector 139 percent above the
pre-recession peak. While, employment growth is
considerably ahead in certain sectors and in certain markets, it is positively moving in the right direction.

NATIONAL OFFICE SUMMARY
Office markets across the country are performing
positively, considering a number of recessionary
factors, as most office markets sit firmly in the recovery stage or have exhibited enough growth to
be in the expansion phase of the cycle. Narrowing
in on specific submarkets paints a closer picture for
local development.

NEW TO THE
GREENVILLE OFFICE MARKET
Activity and development in Greenville, South Carolina’s, office market for 2013 is forging ahead.
Greenville’s downtown office market opened in
2013 with the delivery of the ONE Project, the
new Class A mixed-use office building. According
to Lee and Associates Greenville Office Market Report for the Fourth Quarter of 2013, tenants lined
up to occupy this new space, office users across
the Greenville and Spartanburg markets showed
eagerness to fill other Class A deliveries with considerable pre-leasing activity.
Earlier in 2013, the suburban office market received an announcement from Encore Technology Group, relocating its corporate headquarters
from Easley to occupy 10,000 square feet at 2000
Wade Hampton Boulevard at the Liberty Center
according to the 2013 Collier’s Greenville Office
Report. GSA Business reported that Garrison Investment Group purchased four Greenville parcels
including four Class A business parks, almost 38
acres, for $34.8 million along Patewood and International Drive, demonstrating the local demand
for large blocks of Class A space in key areas.
Relocations, expansions, and new office delivery
result from strengthened county and city industry
efforts. According to the Greenville Area

Development Corporation’s 2013 Target Industry
Analysis, to further diversify Greenville’s business
market, the agency has intensified its focus on
recruiting office firms in information technology/
software, engineering services, and financial and
shared services. Greenville market assets that may
help attract these office targets include the high
quality of life in a smaller community compared
to Atlanta; existing clusters within the region; and
a strong manufacturing and medical community
which is sought after by niche software development firms in automotive and health related industries. Particularly important is GADC’s initiative to
add more Class A office space by taking on more
public-private partnerships for this office product,
and offering restructure incentives that are more
beneficial to particular subsectors.

EMPLOYMENT
AND NEW JOB GROWTH
Employment growth in the Greenville market has
long been a top priority. The City of Greenville,
Greenville County, the State of South Carolina,
and a host of area Economic Development Councils have worked diligently during the past several
years to ensure multiple industries invest their expansions and relocations in this market. For example, Esurance Insurance Services, Inc.’s
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summer arrival to Greenville County at 1200
Brookfield Boulevard will create 450 jobs, including those in sales with a base salary of $50,000,
according to the February 2104 GSA Business.
According to the Business Journal for Greenville,
Spartanburg, and Anderson, the state of South
Carolina’s June 2013 High Growth Small Business
Access to Capital Act encourages angel investors
to invest in start-ups. Of the initial 26 new start-ups
being considered for the investment opportunity,
14 of them are in Greenville County.

and projected through 2020 demonstrating a demand for space in the office market. A 10 to 30
percent positive projected employment change
in Greenville’s office-using industries is expected
particularly in the areas of administrative support,
professional, scientific, and technical services, other services, and information services.

According to the U.S. Bureau of Labor Statistics
and the South Carolina Department of Employment and Workforce Seasonally Adjusted Data,
as of December 2013, Greenville’s MSA gained
314,200 nonfarm jobs. This represents a 4,400
annual gain in employed residents compared to
December 2012’s employment of 309,8000.
Furthermore, Greenville’s last 13 months of unemployment rates outperform those of the United
States. In December 2013, according South Carolina Department of Employment and Workforce,
Greenville’s unemployment rate was 5 percent,
down from 7 percent in December 2012, representing a 2 percent decrease in just over a year.
In addition, the office market is impacted by Greenville’s employment growth rates between 2010
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Greenville, SC

South Carolina United States

Dec-13

5.0%

6.3%

6.5%

Nov-13

5.4%

6.6%

6.6%

Oct-13

6.0%

7.2%

7.0%

Sep-13

6.3%

7.5%

7.0%

Aug-13

7.1%

8.1%

7.3%

Jul-13

6.9%

8.1%

7.7%

Jun-13

7.3%

8.7%

7.8%

May-13

6.4%

7.8%

7.3%

Apr-13

6.0%

7.4%

7.1%

Mar-13

6.4%

7.9%

7.6%

Feb-13

6.8%

8.7%

8.1%

Jan-13

7.3%

9.3%

8.5%

Dec-12

7.0%

8.8%

Source: S.C. Department of Employment & Workforce

NONFARM EMPLOYMENT BY AREA, SEASONALLY ADJUSTED
Novem ber 2013 to
Decem ber 2013
Area

Dec-13

Nov-13

Dec-12

Statewide
Anderson MSA
Charleston/North
Charleston MSA
Columbia MSA
Florence MSA
Greenville
MyrtleMSA
Beach/Conway/N.
Spartanburg MSA
Sumter MSA

1,913,300
62,900

1,907,000
62,600

1,913,302
62,900

310,500

310,400

362,600
85,100
314,200
125,000
125,000
37,500

Decem ber 2012 to
Decem ber 2013

#

%

#

%

Change

Change

Change

Change

6,300
300

33%
48%

36,800
900

1.92%
1.43%

310,500

100

3%

3,800

1.22%

362,200
84,700
312,400

362,600
85,100
314,200

400
400
1,800

11%
47%
57%

6,200
900
4,400

1.71%
1.06%
1.40%

120,200
124,600
37,700

125,000
125,000
37,500

400
400
(200)

33%
32%
-53%

3,100
700
200

2.57%
0.56%
0.53%

Source: SC Works Data of Nonfarm Employment b y Area, Seasonally Adjusted
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GREENVILLE’S DOWNTOWN OFFICE
SUPPLY ANALYSIS

Labor Market Projections
Total Em ploym ent by Industry

(County/Metropolitan Statistical Area data Unavailable)
Note: Projections are available by Workforce Investment Area (WIA). The data displayed is selected from the appropriate WIA.

Greenville Industry

2010 Estimated
Employment

2020 Projected
Employment

Change

Percent
Change

Annual
Percent

Total Employment, All Jobs

224,994

258,781

33,787

15.02

1.41

27,097

33,627

6,530

24.10

2.18

Health Care and Social Assistance

19,848

25,482

5,634

28.39

2.53

Professional, Scientific, and Technical Services

12,510

16,304

3,794

30.33

2.68

Retail Trade

26,815

30,527

3,712

13.84

1.30

Construction

8,959

11,254

2,295

25.62

2.31

Other Services (Except Government)

11,164

13,185

2,021

18.10

1.68

Accomodation and Food Services

19,299

21,278

1,979

10.25

0.98

Transportation and Warehousing

7,938

9,748

1,810

22.80

2.08

Wholesale Trade

10,759

12,365

1,606

14.93

1.40

Manufacturing

28,036

29,103

1,067

3.81

0.37

Educational Services

4,394

4,998

604

13.75

1.30

Information

5,444

6,016

572

10.51

1.00

Arts, Entertainment, and Recreation

2,489

2,961

472

18.96

1.75

Finance and Insurance

7,766

8,125

359

4.62

0.45

Administrative and Support and Waste
Management and Remediation

Real Estate and Rental and Leasing

2,709

3,037

328

12.11

1.15

Management of Companies and Enterprises

4,009

4,231

222

5.54

0.54

Utilities

250

234

-16

-6.40

-0.66

Government

8,007

7,583

-424

-5.30

-0.54

The office supply contributing indicators used include Greenville’s current inventory, that inventory’s growth, and absorption rates. According to REIS reports, 2013 year-end inventory
for Greenville’s CBD was 2.9 million square feet. With over
325,000 square feet of completions for 2013, a 12.7 percent
inventory growth for the year was achieved. During the past
ten years, the CBD had a 1.4 percent annualized growth rate,
according to REIS reports. Of that office inventory, a total of
2,449,000 million square feet was fully occupied. The net absorption of the 325,000 square feet of newly occupied space
was 338,000 square feet. This represents 13.8 percent ratio of
absorption over occupied stock. Not only did the CBD grow but
also a positive net absorption was achieved; with a 1.0 ratio of
how much newly constructed space was absorbed. In analyzing performance by building class, Class B/C properties have
a total of 512,000K square feet of downtown office space, and
for 2013 added no new inventory. In addition, negative 31,000
square feet net was absorbed. Class A properties represent
a majority of downtown buildings at 2,359,000 million square
feet and posted net absorption at 317,000 square feet.

Source: S.C. Department of Employment & Workforce - Industry Projections

38
market analysis

GREENVILLE’S
EAST SUPPLY ANALYSIS

GREENVILLE’S DOWNTOWN
DEMAND ANALYSIS

The East submarket of Greenville has a total of
5,186,000 million square feet of inventory. With
no new completions since 2008, there is no inventory growth. The net absorption for the East market is a positive 15,000 square feet. Class A properties in this submarket have a total of 1,822,000
million square feet. In 2013, 19,000 square feet of
net absorbed space was seen, with a positive ratio
of 1.3 absorption to occupied stock as noted in
graph below. Overwhelmingly, Class B/C properties have the largest amount of square footage in
the East submarket with a total of 3,364,000 million square feet. Class B/C did not have positive
absorption numbers but negative 5,000 square
feet.

Mr. Mike Gicewicz, a REIS research expert who
shared during an interview, assessing the office
market from the demand prospective means analyzing vacancy measurements, how vacancy affects rents, and the drivers affecting both.
Downtown vacancies at 15 percent measure well
against the greater Greenville vacancy rate of
19.3 percent, but are beneath the national vacancy rate of 16.9 percent. As vacancy decreases
and available prime space shrinks, rents have had
the opportunity to increase in the downtown submarket. Downtown’s average asking rents were at
$19.25 per square foot.

Greenville East Submarket Data By Building Class A
Vacant
Stock

Occupied
Stock

Net Abs

Asking
Rent ($)

Rent Construction/
Change
Abs

21.40%
21.60%

390,000
394,000

1,432,000
1,428,000

-33,000
-4,000

$19.21
$19.28

0.00%
0.40%

0

22.00%

401,000

1,421,000

-7,000

$19.23

1,822,000

0

18.60%

338,000

1,484,000

63,000

1,822,000

0

18.60%

338,000

1,484,000

19,000

Year

Quarter

Inventory SF Completions Vacancy %

2013
2013

1
2

1,822,000
1,822,000

0
0

2013

3

1,822,000

2013

4

2013

Y

Abs/Occ
Stock %

Gr. Rev.
Unit $

0
0

-2.3
-0.3

$15.10
$15.11

-0.30%

0

-0.5

$15.00

$19.30

0.40%

0

4.2

$15.72

$19.30

0.50%

0

1.3

$15.72

As reported by REIS Downtown Submarket Trends
of the fourth quarter of 2013, these figures represent office rent growth since 2011, rounding annualized rent growth at 1.9 percent for 2013 alone.
Class A properties asking rents were at $20.42
per square foot with an 11 percent vacancy rates
for 2013 Class B/C properties asking rents were at
$16.02 per square foot with vacancy at 30.5 percent. For 2`14, rents are forecast to increase to
$20.17 per square foot for downtown, as current
stock disappears and no new office space is delivered. The downtown submarket has now experienced seven consecutive quarterly gains in asking
rents. Because effective rents rose by 2 percent
annually, these increases suggest that landlords
have been able to raise rents without increasing
the value of concessions offered to new lessees,
as noted by the Executive Briefing on Submarket
Conditions of REIS.
Remarkably, prominent tenants are among those
firms consuming existing space, even while new office space is being delivered to the Greenville market. In 2013 alone, Resurgent occupied 85,208 SF
in Greenville’s CBD at One Liberty Square and
Purple Communications contracted a new lease
for 15,720 square feet of space in the Leatherwood Plaza.
In addition, renovations and redevelopments are
underway in the CBD such as the Bank of America
Plaza redevelopment by Hughes Development
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with construction underway to add retail space on
the main level.

GREENVILLE’S EAST DEMAND
ANALYSIS
The East submarket’s vacancy rounded to 20.4
percent for 2013, with absorption to occupied
stock percentage of 4 percent overall. Class A
properties had a vacancy of 18.6 percent, while
Class B/C properties held a much higher vacancy
of 21.3 percent. Class A properties in the East submarket outperformed Class B/C properties with a
1.3 percent absorption to occupancy percentage
over negative
2 percent. Class A properties asking rents were
at $19.30 per square foot, as Class B/C properties asking rents were at $13.88 per square foot.
While the East’s asking rents have grown 7 percent
over the past four quarters, prices compare unfavorably to Greenville metro averages of $16.93
per square foot.
The East’s average vacancy rate did experience a
decline to 20.3 percent during the last quarter of
2013. In 2013, notable firms sought after prime
East office space such as Athene Annuity and Life
Assurance Company occupying 52,018 square
foot at Brookfield at Pelham, and Ogletree Deakins Nash Smoak & Stewart occupying 41, 508

foot at Brookfield at Pelham, and Ogletree Deakins Nash Smoak & Stewart occupying 41, 508
square feet at Patewood IV.

NEIGHBORING HISTORIC DISTRICTS’ SUPPLY AND DEMAND
ANALYSIS
The subject properties at East Washington Street
and Laurens Road are located within three blocks
of three historic neighborhoods: Pettigru District,
East Park Avenue District, and Stone Avenue District. According to local broker John Gray at NAI
Earle Furman, office tenants who seek this submarket include small law firms, insurance agencies,
medical professionals, and accountants.
The Historic Pettigru District’s office submarket
on the east edge of Greenville’s CBD has a large
supply of suburban-type office buildings converted from historic homes. Key properties include
the Poinsett Club on East Washington Street, the
Hayne School on Toy Street (a prominent office
building restored from its historic institutional use),
and The White Room on East Washington Street.
Consistent with NAI Earle Furman, office rents in
these submarkets range between $9-13 square
feet for 2,000 to 6,000 square of available space.
Additionally, sale prices for Pettigru offices range
from $80 to $115 per square feet, from $450,000
to over $2,000,000.

The office supply of the Historic East Park Avenue
District also includes architecturally designed historic homes converted into offices for prominent
law firms. One notable East Park Avenue office is
420 East Park Avenue, a 60,000 square feet Class
A office building. Developed in 1986 and renovated in 1999, this 3.85-acre, suburban-feel office park overlooks a quiet, serene creek. Its rents
average $16 per square feet with a 16.7 percent
vacancy rate, according to Reis office comparable
reports.
Finally, the office supply of the Stone Avenue
neighborhood has one notable for-sale property
at 209 West Stone Avenue: $1,475,000 includes
13,105 square feet of conference rooms, large
open area, kitchens, and private parking, according to NAI Earle Furman listing. Typical floor plans
in these submarkets are multi-tenanted spaces, with
common amenities including kitchens, conference
rooms, and surface parking. Current and future
tenant demands for this market include small firms
that want the amenities of downtown Greenville
without the CBD office prices; these firms typically work from a pre-established customer-base and
local signage and do not require huge traffic visibility.
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OFFICE COMPARABLES
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FUTURE OFFICE ANALYSIS
According to Colliers International’s Greenville
fourth Quarter report, a significant lease transaction was the result of Ogletree, Deakins, Nash,
Smoak & Stewart P.C. consolidating their three
administrative offices into a new operations center
at Patewood Plaza. The office will occupy 41,508
square feet of space at Patewood IV, 50 International Drive. Lee and Associates also report a new
community care center at 975 W. Farris Road is
expected in 2015, offering 64,000 square feet of
adult internal medicine, pediatric care, urgent care,
and preventative care services. As of late 2013, at
1005 Meehan Way in the East submarket, 6,624
square feet of office space was under construction
and was already 100 percent pre-leased.
Colliers International projects office growth in
Greenville as the city and county continue to attract new development projects. Because of the
pre-lease success of the ONE building, more Class
A is likely to be proposed to meet the market’s
demand. In addition, Colliers International noted
that Greenville had 31 percent more office-using
jobs now than it had before the recession, according to an October 2013 study on office using employment. Higher education programs occupying
office space and certain office sector expansions
contribute to this increase. Reportedly, areas with
a high percentage of bachelor-degreed popu-

lations are recovering faster; therefore, the new
CBD presence of Clemson University’s MBA and
Masters Real Estate Development programs act as
magnets for new office-tenants in the Greenville
area.

OFFICE
MARKET CONCLUSIONS
Markets with strong technology and energy sectors are attracting a high volume of interest from
investors. Greenville’s current industry targets
are effectively bringing these firms to the city and
county, which will continue to attract industry expansions and relocations. Greenville’s upcoming
CBD apartment complexes, hotels, and retailers
will all drive up office-tenant demand which seeks
space in healthy-living communities.
Lower unemployment rates, increased job numbers month per month, decreased office vacancy
rates, and notable office demand for key submarkets and Class A space lead office proposals to
consider the benefits of these market conditions.
Mid-sized office space is a key factor in future office-space proposals, as small and medium sized
businesses, or businesses with fewer than 500 employees, have made up more than 70 percent of
the jobs created over the last year according to an
early 2014 Greenville News report.
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THE PROCESS
The subject parcels and their surroundings were
thoroughly investigated prior to the market analysis and site design. This Site Analysis report examines the opportunities and constraints due to soil
conditions, flood plains, storm water management,
environmental conditions, topography, zoning, infrastructure and utilities, traffic patterns, surrounding neighborhoods, and the City of Greenville’s
Comprehensive Master Plan.
The Market Analysis report provides a feasibility
analysis based on the economic conditions of the
trade area. The report examines the trade area
based on drive time, demographics, psychographic details, demand generators and includes a detailed supply analysis single- and multi-family residential, retail, and office space in the market.

PROPOSAL
Washington Development presents this opportunity for investment in a Mixed-Use district on 19.4
acres. The Master Plan features a vibrant mix of

DEVELOPMENT

PLAN

residential rental apartments, retail, restaurants,
and offices around a public park.

PARTNERSHIP SUMMARY
Washington Development, LLC will enter into an
agreement with the property owners to develop
East Washington Square according to the covenants and restrictions of the East Washington
Square Master Plan.
1. Joint Venture Development, LLCA joint venture partnership between Spinx and
Central Realty. This entity owns and maintains the
Retail and Office development which is comprised
of buildings 7, 8, and 10.*
2. Lullwater Development, LLCCentral Realty’s ownership entity for the 7 buildings located adjacent to the Square as well as the
retail/office building located along Laurens Road.
These buildings are numbered 1, 2, 3, 4, 5, 6, and
9.*
3. Enigma Development, LLCSpinx’s ownership entity for the retail and multi
family developments at the site of the former
“Spinx Plaza.” These buildings will constructed
in Phase II of the East Washington Square Master
Plan.

East Washington Development, LLCThis partnership forms the East Washington Square
Master plan which includes all agreements, covenants and restrictions between its members. The
members are to be Washington Development, LLC
Joint Venture Development, LLC, Lullwater Development, LLC and Enigma Development, LLC. All
members will be bound to the agreement for the
life of the development.
*Please note that building numbers will be explained on page 53.
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ZONING PLAN
Washington Development Partners plans to change
the current zoning of all relevant parcels to be incorporated in a planned development district, or
PD. This zoning is intended to encourage innovative land planning and site design concepts that
conform to community quality-of-life benchmarks
that achieve a high level of aesthetics, high-quality
development, environmental sensitivity, energy efficiency, and other community goals.
By pursuing this new zoning classification it will
allow flexibility in several aspects of planning
and development that would otherwise restricted.
Some of these aspects include:
Reducing or eliminating the inflexibility that sometimes results from strict application of zoning and
development standards that were designed primarily for individual lots;
Allowing greater freedom in selecting the means
to provide access, light, open space, and design
amenities;
Allowing greater freedom in providing a mix of
land uses in the same development, including a
mix of housing types, lot sizes, and densities;
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Promoting quality urban and traditional neighborhood design and environmentally sensitive development by allowing development to take advantage of special site characteristics, locations, and
land uses;
Encouraging quality urban and traditional neighborhood design and environmentally sensitive development by allowing increases in base densities
or floor area ratios when such increases can be
justified by superior design or the provision of additional amenities such as public open space.
In return for this flexibility in site design and development, planned developments (PDs) are expected
to include exceptional design that preserves critical environmental resources; provides above-average open space and recreational amenities; incorporates creative design in the layout of buildings,
open space, and circulation; assures compatibility with surrounding land uses and neighborhood
character; and, provides greater efficiency in the
layout and provision of roads, utilities, and other
infrastructure.
To establish the PD district an amendment must be
made to the official zoning district map and text.
The district must be controlled by a PD development plan and PD agreement that are approved as
part of the PD district designation. In the planned
development these general development parameters must be met:

Provide for a mix of uses;
Utilize cluster or traditional neighborhood development to the greatest extent possible that is interrelated and linked by pedestrian-ways, bike-ways,
and transportation systems;
Result in land use patterns that promote and expand opportunities for public transportation and
an efficient and compact network of streets;
Be compatible with the character of surrounding
land uses and maintain and enhance the value of
surrounding properties.
The PD development plan must be submitted to the
planning commission and city council to receive
approval before the change in zoning may be
granted. East Washington Village would meet all
required parameters to receive this zoning classification and would benefit greatly from the flexibility provided in planned development district.

PARKING PLAN
For the first phase of development, east of Laurens
Road, the City of Greenville requires 412 parking
spaces based on their shared parking requirements
in the PD Zoning. The following charts shows how
these requirements were calculated when creating
the parking plan.
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PARKING PLAN
For the second phase of development, the former
Spinx Plaza, the City of Greenville requires 76
parking spaces based on their shared parking requirements in the PD Zoning. The chart shows how
these requirements were calculated when creating
the parking plan.
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PHASE I
The development of a lively community is the first
priority of Washington Development. In order to
create synergy at the site, Phase I will include all
buildings and improvements located along the
eastern side of Laurens Road. Phase I will include
a total of 83,795 square feet of retail, 84,241
square feet of office, 48,497 square feet of office,
and 98,906 square feet of residential rental apartments. This is a total of 315,439 square feet.

PHASE I

Phase I construction will begin January 1, 2015
and the Grand Opening will occur January 1,
2017. Upon completion, the development will provide a first-class destination for shopping, eating,
working, and living. The park in the middle of
the development will be enjoyed a variety of users
and it will also provide an exceptional venue for
gatherings, and public events.
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PHASE II
Spinx Plaza will be demolished upon the completion of Phase I. Spinx headquarters will relocate
in brand-new Class A office space in the Courtyard at Washington Square. The retail tenants will
have the option to relocate within the East Washington Square on their own behalf. Upon completion of demolition, construction will begin for the
retail and apartment buildings that will be known
as “The Plaza at Washington Square.”

SPINX CONVENIENCE STORE

PHASE II
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Although the convenience store is not part of the
specific development plan, Washington Development Partners has provided a layout that will add
to the street presence. The store location will move
closer to the corner of Laurens Road and East
Washington Street with the pumps located behind
the store. This design is reflected in the site plan.

PROJECT SCHEDULE
The Site Analysis, Market Analysis, Site Plan Design, and Development Plan have been executed
and the Due Diligence and Entitlements process is
underway. Due Diligence and Entitlements are to
be complete by January 1, 2015. Upon approval
by the property owners we will assign the Architect to begin final contract documents. We will
also select a General Contractor, a process we expect to take 8 weeks. The General Contractor will
be available for limited input on the contract documents in order to provide solutions to refine the
design to expedite the construction process. The
contract documents will be complete by September which will allow ample time to obtain building
permits and final renderings for marketing before
construction begins on January 1, 2015.
The construction process is expected to last 2 years
with a Grand Opening on January 1, 2017. We
will begin marketing and pre-leasing the project
throughout the Construction process with a final
lease-up lasting one year. Phase I will reach a
stabilized occupancy by January 1, 2018. At this
time we will seek permanent financing and pay off
the construction financing.
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Lease-Up Timeline for Lullwater Development (Phase I):
Year 2015: Begin construction and pre-leasing
Secure 7,037 square feet of retail shop space including a
4,000 SF anchor
Secure 4,174 square feet of office space
Year 2016: Construction underway and pre-leasing.
Secure 21,110 square feet of retail shop space
Secure 12,522 square feet of office space
Secure 20 units of apartments
Year 2017: Construction complete but not at stabilization.
Secure 35,184 square feet of retail shop space
Secure 20,871 square feet of office space
Secure 77 units of apartments
Year 2018: Stabilized
Lease-Up Timeline for Joint Venture Development:
Year 2015: Begin construction and pre-leasing
Secure 6,192 square feet of retail shop space
Secure 25,500 square feet of office space (Spinx Offices)
Year 2016: Construction underway and pre-leasing.
Secure 18,575 square feet of retail shop space
Secure 4,196 square feet of office space
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Year 2017: Construction complete but not at stabilization.
Secure 30,958 square feet of retail shop space
Secure 12,260 square feet of office space
Year 2018: Stabilized
Lease-Up Timeline for Enigma Development (Phase II):
Year 2018: Upon stabilization of Phase I, begin construction and
pre-leasing
Secure 6926 square feet of retail shop space
Secure 10 units of apartments
Year 2019: Construction complete but not at stabilization.
Secure 8,658 square feet of retail shop space
Secure 23 units of apartments
Year 2020: Stabilized
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When developing a project such as East Washington Square, it is imperative to look to quality architectural examples for inspiration.
The conceptualized design plan for East Washington Square will integrate Greenville’s rich architectural history with contemporary design and sustainable features.
While respecting the architectural style of Greenville and the site in particular were important considerations, other architectural typologies from different markets in the Southeast were studied for
guidance.

The Architectural style of East Washington Square
will engage the users while maintaining the traditional forms of the streetscape in downtown Greenville. Buildings in successful mixed use developments have been examined to replicate styles that
provide a lively environments while maintaining
the urban fabric. Careful design guidelines will be
put in place to ensure a cohesive scale and design
that promotes a true mixed use experience.
The retail spaces will feature classic facades along
walkable streetscapes. Office space or apartments are located in the upper stories overlooking
the park or one of the many smaller green spaces.
The ground floor environment will accommodate and active environment and provide
a buffer for the residential and office users.

“Architecture should speak of
its time and place, but yearn
for timelessness…”
				
Frank Gehry

ARCHITECTURAL
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The development is intended to be walkable and the master plan reflects many
pedestrian-friendly
design
features.
On-street parallel parking is provided
throughout to provide a buffer between
pedestrians and traffic.

TYPOLOGIES

All users will enjoy this development and the scale
of the surrounding built environments will provide
a comfortable place to relax in an urban park.

architectural
typologies
architectural
typology
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The project proformas and return summaries are
included on the following pages. For each project, the equity investors are included in the Return
Summary tables. The tables show the total equity
contribution, the land basis, and the cash required
of each investor. Also included for each project
are the construction loan and permanent financing assumptions, construction budgets and draw
schedule, and a budget and income breakdown.

PERMAMENT
FINANCING ASSUMPTIONS

Washington Development Partners will serve as
the fee developer for all projects. A 3percent development fee is included in each project budget.

Retail: 4.5 percent with 20 year amortization

CONSTRUCTION
FINANCING ASSUMPTIONS

Terms for all Permanent Loans:
70 percent Loan to Value
Mixed Use: 5 percent with 15 year amortization

Office: 4.5 percent with 20 year amortization
Multifamily: 4.25 percent with 20 year amortization

Terms for all Construction Loans:
70 percent Loan to Cost
3 percent interest only (LIBOR + 275 basis points)

FINANCIAL
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Lullwater Development:

Lullwater Permanent Loan:

Lullwater Construction Loan: $23,768,622
Use of Funds: Mixed-Use Development including
retail, office, and multifamily
Equity Requirement: $10,186,552.58 (including
land - $1,581,088)
Total Interest: $1,222,386
Draw Duration: 24 Months
Loan Duration: 36 Months

Upon completion of construction, permanent debt
will be taken out on the development. The new
loan amount of $24,984,178 will be used to pay
off the construction loan with the difference going to the equity investor. This loan will use the
mixed-use assumptions with a rate of 5percent for
15 years.
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Joint Venture:

Joint Venture Permanent Loan:

Joint Venture Construction Loan: $12,928,611
Use of Funds: Mixed-Use Development including
retail and office
Equity Requirement: $5,540,833 (including land
- $1,403,494)
Total Interest: $664,900
Draw Duration: 24 Months
Loan Duration: 36 Months

Upon completion of construction, permanent debt
will be taken out on the development. The new
loan amount of $13,329,292 will be used to pay
off the construction loan with the difference going to the equity investors. This loan will use the
mixed-use assumptions with a rate of 5percent for
15 years.
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Enigma:

Enigma Permanent Loan:

Enigma Construction Loan: $8,655,260
Use of Funds: Mixed-Use Development including
retail and apartments
Equity Requirement: $2,596,578 (including land
- $1,697,960)
Total Interest: $181,760
Draw Duration: 12 Months
Loan Duration: 24 Months

Upon completion of construction, long-term debt
will be taken out on the new development in the
form of two different permanent loans. The retail
portion will be financed with a rate of 4.5percent
for 20 years. The multifamily portion will be financed with a rate of 4.25percent for 20 years.
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